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2.05  Overlay Districts 

 

There are six land use Overlay Districts within the City.  Overlay districts include development 

standards for historic preservation, natural resource conservation, traffic generation, etc, which 

are in addition to the land use regulations of the underlying zones. 

 

2.05.01  Gateway Commercial General Overlay District 

2.05.02  Interchange Management Area Overlay District 

2.05.03  Neighborhood Conservation Overlay District 

2.05.04  Nodal Overlay Districts  

2.05.05  Riparian Corridor and Wetlands Overlay District 

2.05.06  Southwest Industrial Reserve  

 

2.05.01  Gateway Commercial General Overlay District 

A. Purpose 

The Gateway Commercial General Overlay District is the Commercial General (CG) area 

immediately adjacent to the downtown.  Special use provisions within the Gateway Overlay 

District allow multi-family residential development, either as a stand-alone use, or as part of 

a vertical mixed-use project.  Specific uses are prohibited, while other uses are limited, 

allowed only within enclosed buildings or behind masonry walls.  Additionally, specific 

height limitations apply within this Overlay District.  The district allows multi-family 

residential to provide more consumers living within an area of commercial development and 

to provide 24-hour a day life in the eastern entrance to the downtown. 

B. Applicable Provisions 

The Gateway Commercial General Overlay District includes special-use provisions limiting 

outside storage and land-intensive uses, while allowing multi-family residential 

development, either as a stand-alone use or as part of a vertical mixed use project.  The land 

use and development standards are contained in this ordinance. The Overlay District is noted 

on the Official Zoning Map. 
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Figure 2.05A  –  Gateway Commercial General Overlay District 

 

2.05.02  Interchange Management Area Overlay District 

A. Purpose 

The purpose of the Interchange Management Area Overlay District (IMA) is to preserve the 

long-term capacity of the I-5/Highway 214 Interchange. Preserving the capacity of the 

interchange is essential for the City’s future.  Continued access to I-5 is critical for existing 

businesses and for attracting new businesses and development to the community. 

The IMA complements the provisions of the Southwest Industrial Reserve (SWIR) Zoning 

District by ensuring that industrial land is retained for the development envisioned in the 

Woodburn Comprehensive Plan.  The IMA also ensures that needed industrial, commercial 

and residential lands within the IMA are protected from incompatible development 

generating excessive vehicle trips. 

The vehicle trip budget (Table 2.05A) identifies by parcel the maximum amount of peak 

hour trips for each parcel within the IMA and is intended to be high enough to accommodate 

peak hour trips anticipated by the Woodburn Comprehensive Plan and the Transportation 

Systems Plan (TSP), but low enough to restrict unplanned vehicle trips that could adversely 

affect the I-5/Hwy 214 Interchange. 

B. Applicability 

The provisions of this Section apply to all Type II – V land use applications that propose to 

allow development that will generate more than 20 peak hour vehicle trips (based on the 

latest Institute of Transportation Engineers Trip Generation Manual) on parcels identified in 



 

Woodburn Development Ordinance Section 2.05  Page 65 

Table 2.05A.  The provisions of this Section apply to all properties within the boundary of 

the IMA. 

C. Vehicle Trip Budgets 

This Section establishes a total peak hour trip generation budget for planned employment 

(commercial and industrial) land uses within the IMA. 

1. The IMA trip budget for vacant commercial and industrial parcels identified in Table 

2.05A is 2,500 peak hour vehicle trips.  An estimated 1,500 additional peak hour 

residential trips are planned within the IMA.  The IMA vehicle trip budget is allocated 

to parcels identified in Table 2.05A on a first-developed, first-served basis. 

2. Parcel budgets are based on 11 peak hour trips per developed industrial acre, and 33 

peak hour trips per developed commercial acre. 

3. The parcel budget for each parcel will be reduced in proportion to actual peak hour 

vehicle trips generated by new development on any portion of the parcel. 

4. The City may allow development that exceeds the parcel budget for any parcel in 

accordance with this Section. 

 

Figure 2.05B  –  Interchange Management Area Boundary and Subareas 
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Vehicle Trip Budget by Parcel (Parcel Budget) 

Table 2.05A 

Subarea 
Assessor’s Tax Lot 

Number 

Comprehensive 

Plan Designation 

Buildable 

Acres 

Maximum Peak 

Hour Vehicle Trips 

A 052W11 00300 SWIR 88 968 

B 
052W14 00200 

052W14 00600 
SWIR 22 242 

C 052W1400700 SWIR Exempt Exempt 

D 

052W14 00800 

052W14 00900 

052W14 01000 

052W14 01100 

SWIR 106 1,199 

E 052W14 01200 SWIR 4 44 

F 

052W13 01100 

052W14 01500 

052W14 01600 

SWIR 96 1,056 

G 052W23 00100 SWIR 46 506 

H 052W12AC 04301 Commercial 2 66 

I 
052W12C 00604 

Commercial 
1 33 

052W12C 00605 3 99 

J 
052W12C 02300 

Commercial 
7 231 

052W12C 02400 2 66 

 

K 

052W12C 02100 

Commercial 

7 231 

052W12C 02200 6 198 

052W13 01600 5 165 

052W14 02300 6 198 

L 
052W14 02000 

Commercial 
8 264 

052W14 02100 5 165 

M 

052W13BD 00900 

(westerly portion) 

052W13BD 01500 

052W13BD 01600 

052W13BD 01700 

052W13BD 01800 

Nodal Commercial 9 297 

 

D. Administration 

This Section delineates responsibilities of the City and ODOT to monitor and evaluate 

vehicle trip generation impacts on the I-5 interchange from development approved under 

this Section. 



 

Woodburn Development Ordinance Section 2.05  Page 67 

1. A Traffic Impact Analysis (TIA) is required for all land use applications subject to the 

provisions of this Section.  The TIA must meet City and ODOT administrative rule 

(OAR Chapter 734, Division 51) requirements and shall include an evaluation and 

recommendation of feasible Transportation Demand Management (TDM) measures that 

will minimize peak hour vehicle trips generated by the proposed development. 

2. For a land use application subject to the provisions of this Section: 

a. The City shall not deem the land use application complete unless it includes a TIA 

prepared in accordance with TIA Requirements; 

b. The City shall provide written notification to ODOT when the application is 

deemed complete.  This notice shall include an invitation to ODOT to participate in 

the City’s review process; 

c. ODOT shall have at least 20 days to provide written comments to the City, 

measured from the date the completion notice was mailed.  If ODOT does not 

provide written comments during this 20-day period, the City’s decision may be 

issued without consideration of ODOT comments. 

3. The details of City and ODOT monitoring and coordination responsibilities are found in 

the Woodburn – ODOT Intergovernmental Agreement (IGA). 

a. The City shall be responsible for maintaining a current ledger documenting the 

cumulative peak hour trip generation impact from development approved under this 

Section, compared with the IMA trip budget. 

b. The City may adjust the ledger based on actual development and employment data, 

subject to review and concurrence by ODOT. 

c. The City will provide written notification to ODOT when land use applications 

approved under this Section, combined with approved building permits, result in 

traffic generation estimates that exceed 33% and 67% of the IMA trip budget. 

4. This Section recognizes that vehicle trip allocations may become scarce towards the end 

of the planning period, as the I-5 Interchange nears capacity.  The following rules apply 

to allocations of vehicle trips against the IMA trip budget: 

a. Vehicle trip allocations are vested at the time of design review approval. 

b. Vehicle trips shall not be allocated based solely on approval of a comprehensive 

plan amendment or zone change, unless consolidated with a subdivision or design 

review application. 

c. Vesting of vehicle trip allocations shall expire at the same time as the development 

decision expires. 

E. Allowed Uses 

Uses allowed in the underlying zoning district are allowed, subject to other applicable 

provisions of the Woodburn Development Ordinance and this Section. 

F. Comprehensive Plan and Zoning Map Amendments 

1. The provisions of this Section (2.05.02.F) apply to all Comprehensive Plan Map 

amendments within the IMA.  This Section does not apply to Zoning Map amendments 
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that result in conformance with the applicable Comprehensive Plan Map designation, 

such as Zoning Map amendments that occur when land is annexed to the City. 

2. Applications for Comprehensive Plan Map amendments and for Zoning Map 

amendments shall determine whether the proposed change will significantly affect a 

collector or arterial transportation facility. 

3. To ensure that the remaining capacity of the I-5 Interchange is reserved for targeted 

employment opportunities and needed housing, this section imposes the following 

prohibitions on Comprehensive Plan Map amendments within the IMA: 

a. Comprehensive Plan Map amendments that will increase the net commercial land 

area within the IMA shall be prohibited. 

b. Comprehensive Plan Map amendments that allow land uses that will generate 

traffic in excess of the IMA trip budget shall be prohibited. 

G. Interchange Capacity Preservation Standards 

Land use applications subject to the provisions of this Section shall comply with the 

following: 

1. Peak hour vehicle trips generated by the proposed development shall not, in 

combination with other approved developments subject to this Section, exceed the IMA 

trip budget of 2,500. 

2. Peak hour vehicle trips generated by the proposed development shall not exceed the 

maximum peak hour vehicle trips specified in Table 2.05A for the subject parcel, 

except:  

a. Development may be allowed to exceed the maximum, if the development will 

contribute substantially to the economic objectives found in the Comprehensive 

Plan. 

b. Residential development on a parcel zoned Commercial shall be allowed to exceed 

the maximum. 

3. Transportation Demand Management (TDM) measures shall be required to minimize 

peak hour vehicle trips and shall be subject to annual review by the City. 

 

2.05.03  Neighborhood Conservation Overlay District 

A. Purpose 

The Neighborhood Conservation Overlay District (NCOD) is intended to conserve the visual 

character and heritage of Woodburn’s oldest and most central neighborhood. 

B. Applicability  

The NCOD provides the basis for specific architectural design guidelines.  The NCOD 

architectural guidelines are contained in Section 3.07.04.  The guidelines are applicable to 

all single-family and duplex dwellings, both existing and proposed. 
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Figure 2.05C  –  Neighborhood Conservation Overlay District 

 

2.05.04  Nodal Overlay Districts 

A. Purpose 

Development within the Nodal Overlay Districts includes multi-family, attached single 

family (row houses) and small-lot single family development, with limited commercial 

development and accessible parks. The intent of the overlay districts is to provide 

community identity to higher density residential developments within walking distance 

(generally one-half mile or less) of the neighborhood commercial center.  Nodal 

development will be designed with a pedestrian focus, with interconnected streets and 

pedestrian walkways, alleys serving garages located at the rear of lots, and with limited 

on-street parking. 

Nodal Overlay Districts are shown on the Comprehensive Plan Map with zoning applied at 

the time of annexation. To ensure that land is efficiently used within the Urban Growth 

Boundary (UGB), master plans shall be required for land within Nodal districts. 

B. Nodal Single Family Residential (RSN) and Nodal Medium Density Residential (RMN) 

Districts 

1. Vehicular access directly to a public street is prohibited and alley access to garages 

facing the alley is required.  Off-street parking, maneuvering and storage is prohibited 

within a required front or side setback, or any yard abutting a street. 
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2. Alleys shall be required for all small lot single-family residential subdivisions.  Alleys 

shall be dedicated and paved to a minimum width of 20 feet.  No parking shall be 

allowed within an alley right-of-way. 

C. Master Planning Requirement 

1. A master development plan shall be approved by the City Council for the entire area 

designated as Nodal Overlay on the Comprehensive Plan Map, prior to annexation of 

any property within the Nodal Development Overlay Comprehensive Land Use Plan 

map designation.  The master plan shall be conceptual and non-binding in nature, but 

may be used as a general guide for development within the Nodal Overlay Districts. 

2. The required master plan shall show: 

a. The location and rights-of-way for existing and planned streets.  These streets shall 

provide access to all existing and proposed parcels, consistent with the 

Transportation System Plan (TSP); 

b. The location and size of existing and planned sanitary sewer, storm water and water 

facilities, at adequate levels to serve existing and proposed development; 

c. The location and area of the Riparian Corridor and Wetlands Overlay District 

(RCWOD).  Planned streets and public facilities that cannot reasonably avoid the 

RCWOD shall be indicated; 

d. A development plan for the Nodal Neighborhood Commercial center, neighboring 

multi-family areas, and potential parks, including planned pedestrian and bicycle 

connections within the Nodal Overlay District as shown on the Transportation 

System Plan, and pedestrian and bicycle connections to Southwest Industrial 

Reserve areas; 

e. A development plan for all residential areas, demonstrating consistency with 

applicable nodal design standards. 

D. Removal of a Nodal Overlay District 

1. Removal of a Nodal Overlay District from any area or parcel shall require the 

following: 

a. A revised transportation, housing and commercial land needs analysis, consistent 

with the Goal 9, 10 and 12 Rules (OAR Chapter 660, Divisions 8, 9 and 12); 

b. A Comprehensive Plan Amendment that demonstrates compliance with all 

applicable Statewide Planning Goals, applicable goals and policies of the Marion 

County Framework Plan, and applicable goals and policies of the Comprehensive 

Plan; 

c. A zoning map amendment that demonstrates consistency with the Comprehensive 

Plan. 
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2.05.05  Riparian Corridor and Wetlands Overlay District 

A. Purpose 

The Riparian Corridor and Wetlands Overlay District (RCWOD) is intended to conserve, 

protect and enhance significant riparian corridors, wetlands, and undeveloped floodplains in 

keeping with the goals and policies of the Comprehensive Plan.  The RCWOD is further 

intended to protect and enhance water quality, prevent property damage during floods and 

storms, limit development activity in designated areas, protect native plant species, maintain 

and enhance fish and wildlife habitats, and conserve scenic and recreational values. 

B. Boundaries of the RCWOD 

1. The RCWOD includes: 

a. Riparian corridors extending upland 50 feet from the top of the bank of the main 

stem of Senecal Creek and Mill Creek and those reaches of their tributaries 

identified as fish-bearing perennial streams on the Woodburn Wetlands Inventory 

Map; and 

b. Significant wetlands identified on the Woodburn Wetlands Inventory Map.  Where  

significant wetlands are located fully or partially within a riparian corridor, the 

RCWOD shall extend 50 feet from the edge of the wetland; and 

c. The 100-year floodplain on properties identified as vacant or partly vacant on the 

2005 Woodburn Buildable Lands Inventory. 

2. The approximate boundaries of the RCWOD are shown on the Zoning Map.  The 

precise boundaries for any particular lot should be verified by the property owner when 

making a land use application.  Map errors may be corrected as provided in this 

Ordinance (Section 1.02.04). 

C. Permitted Uses and activities 

The following uses and activities are allowed, provided they are designed and constructed to 

minimize intrusion into the RCWOD: 

1. Erosion or flood control measures that have been approved by the Oregon Department 

of State Lands, the U.S. Army Corps of engineers, or another state or federal regulatory 

agency 

2. Maintenance of existing structures, lawns and gardens 

3. Passive recreation uses and activities 

4. Removal of non-native plant species and replacement with native plant species  

5. Streets, roads, and paths that are included in an element of the Comprehensive Plan 

6. Utilities 

7. Water-related and water-dependent uses, including drainage facilities, water and sewer 

facilities, flood control projects, drainage pumps, public paths, access ways, trails, 

picnic areas or interpretive and educational displays and overlooks, including benches 

and outdoor furniture 
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D. Prohibited Uses and Activities 

1. New buildings or structures or impervious surfaces, except for replacement of existing 

structures within the original building footprint 

2. Expansion of existing buildings or structures or impervious surfaces 

3. Expansion of areas of pre-existing non-native landscaping such as lawn, gardens, etc. 

4. Dumping, piling, or disposal of refuse, yard debris, or other material 

5. Removal of vegetation except for: 

a. Uses permitted by this Section 

b. Perimeter mowing of a wetland for fire protection purposes; 

c. Water-related or water-dependent uses, provided they are designed and constructed 

to minimize impact on the existing riparian vegetation; 

d. Removal of emergent in-channel vegetation that has the potential to cause flooding; 

e. Hazardous tree removal. 

6. Grading, excavation and the placement of fill except for uses permitted by this Section. 

E. Variances  

The restrictions of this Section may be reduced or removed if they render an existing lot or 

parcel unbuildable or work an excessive hardship on the property owner.  The reduction or 

removal shall be decided through the Variance process. 

F. Site Maintenance 

1. Any use, sign or structure, and the maintenance thereof, lawfully existing on the date of 

adoption of this ordinance, is permitted within the RCWOD.  Such use, sign or structure 

may continue at a similar level and manner as existed on the date of the adoption of this 

ordinance. 

2. The maintenance and alteration of pre-existing ornamental landscaping is permitted as 

long as no native vegetation is disturbed.  Maintenance of lawns, planted vegetation and 

landscaping shall be kept to a minimum and not include the spraying of pesticides or 

herbicides.  Vegetation that is removed shall be replanted with native species.  

Maintenance trimming of existing trees shall be kept at a minimum and under no 

circumstances can the trimming maintenance be so severe as to compromise the tree’s 

health, longevity, and resource functions.  Vegetation within utility easements shall be 

kept in a natural state and replanted when necessary with native plant species. 

G. Site Plan 

When a use or activity that requires the issuance of a building permit or approval of a land 

use application is proposed on a parcel within, or partially within the RCWOD, the property 

owner shall submit a site plan to scale showing the location of the top-of-bank, 100-year 

flood elevation, jurisdictional delineation of the wetland boundary approved by the Oregon 

Department of State Lands (if applicable), riparian setback, existing vegetation, existing and 

proposed site improvements, topography, and other relevant features. 
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H. Coordination with the Department of State Lands 

The Oregon Department of State Lands shall be notified in writing of all applications to the 

City for development activities, including applications for plan and/or zone amendments, 

development or building permits, as well as any development proposals by the City that may 

affect any wetlands, creeks or waterways. 

 

2.05.06  Southwest Industrial Reserve  

A. Purpose 

The Southwest Industrial Reserve (SWIR) is intended to protect suitable industrial sites in 

Southwest Woodburn, near Interstate 5, for the exclusive use of targeted industries identified 

in the Comprehensive Plan.  This broad objective is accomplished by master planning, 

retention of large industrial parcels, and restricting non-industrial land uses. 

B. Application of the SWIR Zone 

Land designated on the Comprehensive Land Use Plan Map as Southwest Industrial Reserve 

shall only be zoned SWIR. 

C. Dimensional Standards: 

The following dimensional standards shall be the minimum requirements for all 

development within the SWIR zone: 

1. Land divisions may only be approved following approval of a master plan, as required 

in this ordinance. 

2. Lots in a SWIR zone shall comply with the standards of Table 2.04F.  For a land 

division, at least one lot shall be sized to meet each of the required lot size ranges listed 

in Table 2.04F for each site, except that smaller required lots may be combined to create 

larger required lots. 

D. Master Planning Requirement 

1. A master development plan shall be approved by the City Council for the entire area 

designated SWIR on the Comprehensive Land Use Plan Map, prior to annexation of any 

property within the SWIR Comprehensive Plan Map designation.  The master plan shall 

be conceptual and non-binding in nature, but may be used as a general guide for 

development within the SWIR. 

2. The required master plan shall show: 

a. The location and rights-of-way for existing and planned streets, which shall provide 

access to all existing and proposed parcels, consistent with the Transportation 

System Plan; 

b. The location and size of existing and planned sanitary sewer, storm water and water 

facilities, at adequate levels to serve existing and proposed industrial development; 

c. The location and area of the Riparian Corridor and Wetlands Overlay District 

(RCWOD) as it affects existing and proposed industrial parcels.  Planned streets 

and public facilities that cannot reasonably avoid the RCWOD shall be indicated; 
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d. Parcels consistent with the lot sizes indicated in Table 2.05B; 

e. Pedestrian and bicycle connections consistent with the TSP. 

E. Removal of the SWIR Zone 

Removal of the SWIR zone from any area or parcel shall require the following: 

1. A revised Economic Opportunities Analysis and Industrial Site Suitability Analysis, 

consistent with the Goal 9 Rule (OAR Chapter 660, Division 9); 

2. A new Statewide Planning Goal 2 Exception that explains why other land within or 

adjacent to the UGB, that does not require an exception, cannot meet the purported 

need; 

3. A Comprehensive Plan Amendment that demonstrates compliance with all applicable 

Statewide Planning Goals, applicable goals and policies of the Marion County 

Framework Plan, and applicable goals and policies of the Comprehensive Plan; 

4. A Zoning Map amendment that demonstrates consistency with the Comprehensive Plan. 

 


